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Town of Ghent Planning Board 
Meeting of 8/5/20 

Planning Board Chairman French, Member Barufaldi, Member Machiz, Member Groom, Member 
Stoner, Member Lazar, Member Ocean, Attorney Mitchell Khosrova and Code Enforcement Officer 
Keefe.  

Called to order 7:00PM by Chairman French via Zoom.com.  

Motion to approve the June 3rd meeting minutes as amended was made by Mr. Machiz, seconded by 
Mr. Barufaldi, all in favor, motion carried.  
 
Board reviewed and tabled the June 16th minutes. Mr. Khosrova states to add to OMI Application that 
the applicant was to give a narrative, Mr. Barufaldi states a sample report was also asked for and Mr. 
Ocean adds counting cars or some kind of technology based counting system for patrons. 
R.E. the July 1st meeting minutes, Mr. Khosrova states to add to Cheffo Farms application that Mr. 
Prendergast stated the septic was existing prior to the Cheffo’s purchase and use of the property.   
 
Old Business: 

Cheffo Farms, LLC/D/B/A Liberty Farms  
–Application for a Special Use Permit/Area Variance 
60 Ostrander Rd., Ghent, NY 12075   
Tax Parcel ID# 92.-2-49 

Chairman French states SEQRA was completed and the ZBA granted the variance and reads aloud the 
conditions the ZBA put on the approval. Mr. Khosrova adds that the ZBA was impressed by the noise 
mitigation the applicant takes and these mitigation measures need to stay in place if they sell and new 
owners take over as well as continue to follow applicant’s state SOPs that are in effect. Mr. Machiz asks 
about a sample contract that was requested, Chairman French states that was emailed to the Board on 
July 8th and reads through some conditions the Planning Board had suggested were the screening done 
by nature remain, no vehicles to be parked on any roads, any amplified music contained in an enclosed 
structure. Mr. Machiz indicates the email contains an excerpt only and would appreciate seeing the 
entirety of the contract obligations. Mr. Cheffo indicates he will email to the Board. Mr. Cheffo states 
any outdoor music is done for a very short period of time during the procession and usually done by a 
guitar or a harp and may possibly continue during cocktail hour and always over by 7-7:30pm. Mr. 
Machiz suggests that outdoor amplified music be limited to 90 minutes, always end by 7:30pm, and 
always be limited only to the two corrals to the south of the building and specifically precluding any 
outdoor amplified music to the north.  Mr. Khosrova suggests looking at section 190-19(2F) in the town 
code, Chairman French shares the code on the screen. Mr. Groom suggests adding 10am to 10pm for 
inside music and then limiting outdoor music as previously suggested. Mr. Groom suggests adding 10am 
to 10pm for inside music and then limiting outdoor music. Mr. Cheffo explains typical ceremony and 
cocktail hour music. Chairman French states light sources cannot project beyond the property lines, Mr. 
Barufaldi states they need to add all exterior lighting to the site plan.  
 
Chairman French shares the vendor contract on the screen, Mr. Machiz suggests adding the doors 
remain closed to the contract. Mr. Barufaldi specifies this would apply to all doors, and that attendees 
use smaller passage doors, not the large barn doors on the north and south facing sides of the building, 
anytime music is being played. Mr. Barufaldi asks about the rehearsal dinners being a separate event. 
Chairman French suggests getting a list of anticipated events and if a tent is required a permit will be 
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needed. Mr. Machiz states 25 people should be considered an event, and Mr. Barufaldi states no 
amplified music to be used for a rehearsal dinner. Mr. Khosrova suggests the Board could specifically 
deem the rehearsal dinner as part of a wedding event. Mr. Cheffo states he is good with maximum 
capacity of 25 for a rehearsal dinner and no amplified music, Chairman French suggests making it 30 
people. Rehearsal dinners are the only events not counted separately as an event, and only when they 
are within the same weekend as the event, do not exceed 30 people, have no amplified music, and are 
specifically for the wedding party and their guests. Mr. Barufaldi adds that all doors are to be closed 
during amplified music for any/all events and rehearsal dinners.  
 
Ms. Stoner asks how far in advance the applicant book their events, Mr. Cheffo states it is normally 18 
months and Ms. Cheffo states the season runs May through October. Mr. Barufaldi suggests having the 
applicant submit annual or semi-annual reports to the town, listing forecasted events (12 or 6 months 
past). Chairman French runs through the conditions for the resolution, the Applicant submit a report in 
January and July, no fireworks allowed, annual inspection done by the Building Inspector, 30 people 
maximum allowed for the rehearsal dinner or it will be considered a separate event, noise mitigation 
remain, wooded terrain to remain and large doors to be closed anytime amplified music is being used. It 
was agreed that since no events are currently planned that the draft resolution would not be ready until 
the October meeting per request of counsel.    

OMI International  
–Application for Modification to Special Use Permit 
1405 County Rte. 22, Ghent NY 12075  
Tax Parcel ID# 74.-1-24.122 

Chairman French states a draft resolution was sent to the Board for review. Mr. Lyons states the tables 
were to be part of the permit and the applicant would like to change the visitorship metric to counting 
of cars rather than counting attendees. Mr. Khosrova states he received an email from Mr. Lyons that 
afternoon stating counting cars was the normal method for counting patrons but was not sure of exactly 
what the applicant was asking for, Mr. Lyons explained that the applicant was basically looking for the 
approval based on 60,000 cars per year incremental increase (60,000 plus existing visitorship). Mr. 
Barufaldi asks how they propose to count existing visitorship if they have never counted cars. Mr. Lyons 
proposes to estimate based on people count of visitorship. Mr. Barufaldi points out that this represents, 
by rough estimate, a quadrupling of existing visitorship, and is highly inconsistent with what has been 
presented by the applicant throughout the process. He further points out concerns that the public 
hearings were based on information provided, in part, in the narrative, which indicated no significant 
increase in visitorship. Mr. Barufaldi reads pertinent statement from the narrative submitted as part of 
the application. Ms. Stoner states that number was based on the maximum possible cars with the 
parking spots, Chairman French states SEQRA was completed and based on there not being a substantial 
increase in traffic and if the Applicant wants to increase visitorship a new traffic study will need to be 
done along with a review completed by the Town Engineer. Mr. Khosrova states it is up to the applicant 
to ask for whatever metric they wish, and for the Board to rule on the request. Mr. Lyons states the 
information that was given to the Board was accurate at the time and would like to go back to the 
applicant and make a decision and will come back to the Board. Mr. Machiz questioned the wisdom of 
imposing limits based on the total visitorship statistic, figuring that many of those visitors are people 
visiting the fields only and those are substantially benign visits vis a vis the neighbors.  He prefers to hold 
a stronger line on the number  of events and attendance at each event, based on the grid that the board 
had developed with the applicant or any more restrictive grid that would be acceptable to the board. 
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After a heated discussion about previous delays, Mr. Khosrova adds that the Board had asked for things 
that they continuously didn’t get and continued to go in circles and would like to move forward with this 
and any information would need to be received 10 days prior to the meeting.  
 
New Business: 

Nexamp Solar  
–Application for a Special Use Permit/Area Variance 
NYS Route 9H 
Tax Parcel ID# 91.1-4.100 

Chairman French states the Board was asked by the Town Board for a report on being Lead Agency for 
SEQRA for rezoning off 9H, it is basically a swap of 16.7 acres, converting currently residential to 
commercial and the same amount of acreage being converted from commercial to residential. Chairman 
French adds the Town will need to get escrow from the applicant. Alex Curlin, Nexamp Solar’s Director, 
states he will be the contact to set the account up. Corey Auerbach states he is the applicants attorney, 
and Rod Morrison states he is the applicant’s civil engineer. Ms. Stoner asks if the public was asked 
about the swap of the land to be rezoned, Chairman French states the decision is up to the Town Board 
and Public Hearing is not required. Mr. Barufaldi asks for clarification if the SEQRA being requested is for 
the zoning change alone, or for the entire project. Mr. Khosrova states SEQRA would cover the rezoning 
and the Special Use Permit, but the Board cannot do the Permit unless the rezoning is done, therefore 
the Board should decide on taking lead agency. The Applicant can then apply for a SUP by the next 
meeting. Mr. Auerbach states they need the rezoning change to do the SUP application with fully 
engineered plans. Mr. Khosrova states the Board has to have something on the SUP in order to do the 
SEQRA determination and will need it 10 days prior to the next meeting. The Applicant agrees on 
providing an “80-90% complete” application for the following meeting.  
 
Mr. Khosrova states the Board should do a report to the Town Board and needs to be very specific about 
the conditions in existence and those to be placed upon the applicant, so as to not set a precedent. Mr. 
Auerbach states they submitted a sample deed restriction. Mr. Khosrova suggests stating no or minimal 
impact due to no employees or traffic on the property and the property is not subdivideable and a 
resolution will be needed.  
 
Motion to accept Lead Agency for SEQRA was made by Mr. Barufaldi, seconded by Mr. Machiz, all in 
favor, motion carried.  
 
 
Meeting adjourned at 9:48PM.  

Respectfully submitted, 

Erin Reis 

Secretary  
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